
TOWN OF WILLISTON 
Planning Commission  

Minutes of October 5, 2021– 7:00 P.M. 
 

Watch recording on YouTube: https://youtu.be/VTyuYbqVOeo  
Location: Annex Conference Room (7878 Williston Road) and Zoom  
Meeting ID 158-006-871 on zoom.us/join or by calling 1-646-558-8656 

 
Planning Commission Present: Meghan Cope (Chair), Chapin Kaynor (vice chair), Alex Daley, Shayla 
Livingston, Jill Pardini, Ron Bomer (left at 8:05 pm); Absent: Cate Lamar; Staff: Matt Boulanger, Emily 
Heymann; Public: Benjamin Heath, Pierre Simard, Sarah Rock, Al Senecal, Ashley Foutz, J Weidman, Cecil 
Royea, Denise Kessler, Sarah Rock, John Marcotte, Reuben Escorpizo, Vin, Taylor Newton 
 
7:00 PM  CALL TO ORDER 
 
7:00 PM PUBLIC COMMENT 
 
  No Comment.  
 
7:00 PM INTRODUCTIONS  

 
The Planning Commission and staff introduced themselves. Emily Heymann gave 
instructions on using Zoom and providing comment during the hearing.  

 
7:05 PM  PUBLIC HEARING: TOWN PLAN AND BYLAW AMENDMENTS  
 

• Chair opens hearing  
• Overview and update from Staff  
• Questions/Comments from Planning Commission 
• Questions/Comments from Applicant  
• Questions/Comments from Public  
• Decision: Continue Public Hearing    OR    Close Hearing and Vote  

 
Emily Heymann gave an overview of the Specific Plan timeline and process to date, noting the 
advisory committee’s work and the updates to substantial benefit. She gave an overview of the 4 
decision options for the Commission to consider. Emily Heymann said she spoke with Ben today 
about the cost estimate from CCRPC. The cost estimate does not include the cost of install 
electrical conduit under Williston Road and/or South Brownell Road, which is a complex and 
very costly line item omitted from that estimate. Therefore, the $47-52,000 cost may not be an 
accurate cost estimate for the intersection improvements.  
 
Shayla Livingston asked for clarification about the change to substantial benefit from escrow 
fund to full build out, and why the escrow is not sufficient. Matt Boulanger added that the 
feedback from DPW is that escrow funds have a 50/50 chance of being utilized. Funds for 
sidewalk alone would commit the town to getting the signals and crosswalks installed – it would 
amount to the specific plan approval dictating transportation priorities list and the town has had a 
50/50 change utilizing escrowed funds. There would be not guarantee that there would be 
sufficient funds for the remainder of the project. If the Planning Commission’s goal is to have the 
sidewalk completed in a similar timeline to the NECS expansion, then staff does not want to 
recommend a specific plan approval that could result in the impact/ expansion occurring without 
the sidewalk. Matt said the idea of putting money in a town fund is a new idea.  

https://youtu.be/VTyuYbqVOeo


 
Alex Daley thanked staff for the detailed and straightforward memo that answered most 
questions. He said it wasn’t clear that NECS responded to the change from escrow fund for 
sidewalk to responsible to all the improvements. He asked about the enforcement mechanism and 
process. Emily Heymann confirmed that if they choose Option #1 then all permits, fundings, all 
the greenlights must be in place for before the DRB could approve the local permit. Emily said 
the applicant was made aware of the change in staff recommendation last week when the memo 
was mailed out and would like to speak on the matter. Matt Boulanger said its not something 
we’ve explore with the Town Manager and Finance Director, cash fund is a new idea. The intent  
 
Benjamin Heath said the applicant is willing to explore the funding and the mechanism that 
makes the Town most comfortable. They would like to explore the option of cash. Meghan Cope 
said Option 1 would require the applicant to build all improvements. Emily Heymann said yes, 
but the commission could continue so staff can explore the cash fund, because cash fund is 
different than escrow.  
 
Benjamin Heath asked the Commission where their thoughts lie on the decision options. Meghan 
Cope said they will address this after the Commission asked questions.  
 
Jill Pardini asked about Motion #2 and reducing the scope, she expressed concern with being 
innovated with funding and public-private partnership. She doesn’t have an interested in sending 
this back to a financial planner or sending something half-baked to the Selectboard.  
 
Benjamin Heath said it is up to the Commission to decide on the substantial benefit options and 
where their thoughts are. Shayla Livingston said it is important to her that this is feasible and 
takes the staff recommendations seriously about challenges and feasibility. Important to her that 
the substantial benefit is something that actually happens and interested in exploring an option 
that does that.  
 
Meghan Cope commented on Option #1. The completion of sidewalk is important for the 
viability of the bus stop and bike lockers, in part because the bus stop pull off with nowhere to go 
and no Route 2 crossing and no sidewalk beyond NECS property negates and weakens the benefit 
of the buss pull off. Zooming out, if the goal is to fill in gaps for pedestrians and make it easier to 
take the bus then there is value in motion #1 to hold NECS responsible for these improvements.  
 
Alex Daley concurred with Meghan. Just because it meets the definition of substantial benefit, 
doesn’t mean it’s enough. Option #1 always seemed to better, Option #2 was not seen as enough 
earlier on in the process. Alex Daley said its just additional permits and funding for option #1. 
Emily Heymann read the Commission’s charge to the Advisory Committee about substantial 
benefit into the record.  
 
Benjamin Heath said the additional work associated with Option #1 tips the scales and makes this 
project no longer feasible for NECS. 
 
Meghan Cope, speaking for Chapin Kaynor, asked the Commission to consider a new idea, a 
compromise to signalizing only the South Brownell Road crossing and not the Williston Road 
crossing because there’s already 1 Williston Road crossing. Emily Heymann said the SE corner 
of the intersection does not have electrical infrastructure so conduit would still need to be run 
underneath the road. Benjamin Heath said VTrans would not issue a permit for 1-leg crossing and 
would require both crossings. Matt Boulanger said the commission should continue if they want 
more information on this. Matt Boulanger said there is a 4-way intersection with 3-crossings at 
Marshall Ave and Route 2A and it is suboptimal, so he understands why VTrans wants to require 
all crossings.  



 
 
Al Senecal, property owner of 96 Commerce Street, had three items to discuss. 1) he noted that as 
a local developer, he has been required to build sidewalks, signals and portions of the bike path. 
2) He noted the concerns of the abutting residents and how their complaints so often get drowned 
out. 3) He also noted that the NECS’s easement on his property is only for truck traffic, not 
personal vehicles.  
 
Benjamin Heath said VTrans will allow the Williston Road curb cut to be upgraded from an 
entrance only to enter/exit so vehicles don’t exit on the Commerce Street easement. Meghan 
Cope said this concern is between private property owners and not the Planning Commission’s 
jurisdiction to enforce.  
 
Sarah Rock expressed the neighborhood’s concern with this expansion adjacent to their 
residential properties and again requested a wider buffer than 17.25’ so the fence is farther away 
from their property. Sarah said she did understand it would be a substantial benefit, but as a 
homeowner asking for a wall farther away than 17.25’. She recognizes the studies, but the biggest 
takeaway is more than 17.25’ doesn’t meet the NECS goals, but that doesn’t meet the goals of 
their home and their property. Speaking for the Kirby Lane neighborhood, this is a huge ask.  
 
Emily Heymann mentioned the letter received yesterday from Cindy Provost and highlighted her 
comments about impact to property value and the challenges associated with an industrial use 
expanding in a residential and gateway area.  
 
There were no further questions or comments from the Commission, applicant, or public. Meghan 
Cope reviewed the 4 motion options.  

Shayla Livingston made a motion on Option #1 to approve the specific plan with the increased 
scope of substantial benefit. Meghan Cope seconded. The motion failed with a vote 2 in favor 
(Meghan, Shalya), 3 opposed (Ron, Jill, Alex), and Chapin abstaining. Chapin abstained because 
he wasn’t present during the discussion on Option #1 (he attended Selectboard from approx. 7:22 
to 7:45 pm). Alex Daley said he voted no on Option #1 because it seemed clear that it was “dead 
in the water, as” the applicant stated they would not move forward with it, and therefore pointless 
to waste Selectboard’s time on the subject.  

Alex Daley made a motion on Option #4 (deny specific plan). Ron Bomer seconded. The 
motion carried with a vote 5 in favor and one opposed (Chapin). Chapin said he voted no at 
the very beginning of the Specific Plan process, citing concerns of an industrial expansion 
near residential neighborhood.  

The hearing concluded at 8:05 pm. Ron Bomer left the meeting at 8:05 pm.  
 

8:15 PM  MINUTES OF September 21, 2021 (public access PDF)  
 

With a motion made by Shayla and seconded by Chapin the minutes were approved as 
written with a unanimous vote.  
 

8:20 PM FORM-BASED CODE: INTERIM BYLAWS DISCUSSION  
  Staff Memorandum 
 

Matt Boulanger gave an overview of interim zoning, the requirements in state statute, and 
Williston’s history using interim zoning.   

https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/PC_Draft_Minutes_September_21_2021.pdf


 
The Commission noted two projects in the permitting pipeline – Snyder at the former Essex 
Alliance Church property and the grocery store proposed on Wright Ave. Matt Boulanger 
clarified that a project is not vested in current zoning until a discretionary permit is filed.  
 
With a motion made by Chapin Kaynor, the Commission voted 4-0 on recommending interim 
zoning to the Selectboard and directed staff to prepare a transmittal. Shayla Livingston was 
absent during the discussion and vote on this item.  

 
8:50 PM BUDGET ITEMS  

• American Rescue Plan (ARPA) Funding in Williston  
• Williston FY 2023 Capital Improvement Plan (CIP) and Operating Budgets 

 
The Commission discussed this item, primarily as it relates to the Energy Plan. There is no 
energy coordinator hired to spreadhead the effort. As drafted by Erik, the new Energy 
committee would report to the Planning Commission. But the Planning Commission only has 
authority over land use, not budget decision where key strides in achieving energy plan goals 
are anticipated. There is a person missing in Town government to implement the plan. 
Weatherization, fuel switching would save the town and residents money. An energy 
coordinate could apply for grants.  
 
Meghan Cope noted the Commission’s interested in reviewing operational and capitol 
budgets earlier in the process so their comments have effect. The Commission needs to better 
understand the restrictions on ARPA funding, for example there would be opportunity for 
public health impact by improving multimodal infrastructure. Funds for buying desirable 
land, official map, community center, or other purchases.  
 

 
8:55 PM  ANNUAL REPORT 

• Draft Annual Report  
• Assignment of PC member lead 

 
Shayla Livingston and Jill Pardini volunteered to write the annual report. Emily Heymann said 
she can find a better Zoom screenshot where everyone is smiling.  

 
9:00 PM ADJOURN  
 
UPCOMING MEETINGS 

 October 19, 2021   Form-Based Code:  Release First Public Review Draft   
 November 2, 2021  Form- Based Code:  Building Form Standards; CCRPC Staff: Comprehensive 

Economic Development Strategy (CEDS) 
 November 16, 2021 Form-Based Code: Architectural Standards; Capital Budget Review 
 December 7, 2021  Form-Based Code: Urban Place Regulating Standards 
 December 21, 2021  Form Based Code: Regulating Plan; Operating Budget 
 

 
For more information about Planning Commission meetings, go to town.williston.vt.us and click on “Public 
Records and Documents,” then “Agendas & Minutes.” Or call 802-878-6704, or stop by the Planning & Zoning 
Office at 7878 Williston Road.  


